Student Handbook to The Appraisal of Real Estate

CHAPTER 25 RECONCILING VALUE INDICATIONS
Problem10.
	
	Subject
	Comparable 1
	Comparable 2
	Comparable 3

	Address
	1125 Rookery Road
	SR 44 at Rookery Road
	SEC Hadley and Smallson Road
	Bridge Street West of SR76

	Data source
	Inspection
	Co-op # 29601
	Co-op # 2586
	Co-op # 2586

	
	
	
	
	
	
	
	

	Sale price
	n/a
	
	$859,654
	
	$1,556,987
	
	$1,066,000

	Price per acre
	n/a
	$13,225
	
	$14,551
	
	$14,806
	

	
	
	
	
	
	
	
	

	Rights transferred
	fee simple
	fee simple
	0.0%
	fee simple
	0.0%
	fee simple
	0.0%

	Subtotal
	
	
	$13,225
	
	$14,551
	
	$14,806

	Financing
	assume cash
	cash sale
	0.0%
	cash sale
	0.0%
	cash sale
	0.0%

	Subtotal
	
	
	$13,225
	
	$14,551
	
	$14,806

	Conditions of sale
	arm’s-length
	arm’s-length
	0.0%
	arm’s-length
	0.0%
	arm’s-length
	0.0%

	Subtotal
	
	
	$13,225
	
	$14,551
	
	$14,806

	Date of sale
	current 
	6 months
	1.5%
	12 months
	3.0%
	18 months
	4.5%

	Subtotal
	
	
	$13,424
	
	$14,988
	
	$15,474

	
	
	
	
	
	
	
	

	Topography
	rolling/wooded
	equal
	0.0%
	equal
	0.0%
	equal
	0.0%

	Location
	Rookery Road
	equal
	0.0%
	superior
	-5.0%
	superior
	-5.0%

	Access
	Limited - 2 points
	equal
	0.0%
	superior
	-5.0%
	equal
	0.0%

	Visibility
	fair--no major road
	equal
	0.0%
	superior
	-5.0%
	equal
	0.0%

	Flood area
	0.00%
	0.00%
	0.0%
	0.00%
	0.0%
	0.00%
	0.0%

	Road frontage
	200
	1,000
	0.0%
	1,200
	0.0%
	900
	0.0%

	Average depth
	1,720
	1,720
	0.0%
	1,720
	0.0%
	2,640
	0.0%

	Size (acres)
	100.0
	65.0
	-3.5%
	107.0
	0.7%
	72.0
	-2.8%

	Zoning
	Residential R-3
	Residential R-2
	5.0%
	Residential R-3
	0.0%
	Residential R-4
	-5.0%

	Utilities
	water/sewer/gas 
	water/sewer/gas
	0.0%
	water/sewer/gas
	0.0%
	water/sewer/gas
	0.0%

	Other factors
	none
	none
	0.0%
	none
	0.0%
	none
	0.0%

	Net adjustment
	
	
	1.5%
	
	-14.3%
	
	-12.8%

	Indicated value per acre
	
	
	$13,424
	
	$12,470
	
	$12,910

	
	
	
	
	
	
	
	


Problem 11.

	
	Subject
	Comparable 1
	Comparable 2
	Comparable 3
	Comparable 4

	Address
	1258 S. Meridian 
	2120 S Meridian
	125 W. Maryland Street
	351 W. Georgia Street
	137 E. Maryland Street

	Price
	 
	
	$1,035,000
	
	$925,000
	
	$1,315,000
	
	$654,321

	Property rights conveyed
	fee simple
	fee simple
	0.0%
	fee simple
	0.0%
	fee simple
	0.0%
	fee simple
	0.0%

	Subtotal
	
	
	$1,035,000
	
	$925,000
	
	$1,315,000
	
	$654,321

	Financing terms
	cash to seller
	cash to seller
	0.0%
	cash to seller
	0.0%
	cash to seller
	0.0%
	cash to seller
	0.0%

	Subtotal
	
	
	$1,035,000
	
	$925,000
	
	$1,315,000
	
	$654,321

	Conditions of sale
	arm’s-length
	arm’s-length
	0.0%
	arm’s-length
	0.0%
	arm’s-length
	0.0%
	arm’s-length
	0.0%

	Subtotal
	
	
	$1,035,000
	
	$925,000
	
	$1,315,000
	
	$654,321

	Expenditures after sale
	assume none
	none
	0.0%
	none
	0.0%
	$55,000 repairs
	4.2%
	none
	0.0%

	Subtotal
	
	
	$1,035,000
	
	$925,000
	
	$1,370,230
	
	$654,321

	Market conditions (time)
	now
	6 mos.
	1.5%
	12 mos.
	3.0%
	18 mos.
	4.5%
	24 mos.
	6.0%

	Cash-equivalent price
	
	
	$1,050,692
	
	$952,820
	
	$1,374,487
	
	$693,679

	Price/sq. ft. of GBA
	
	$23.88
	
	$28.02
	
	$35.24
	
	$31.53
	

	Site size (sq. ft.)
	82,000
	95,000
	-5.0%
	82,000
	0.0%
	135,000
	-10.0%
	75,000
	0.0%

	Location
	Merrill-West 
	S. Meridian
	10.0%
	Merrill-West
	0.0%
	Englers Addn.
	0.0%
	Merrill-West
	0.0%

	Access/visibility
	average
	average
	0.0%
	average
	0.0%
	average
	0.0%
	average
	0.0%

	Building design
	1-story/avg.
	1-story/avg.
	0.0%
	1-story/avg.
	0.0%
	1-story/avg.
	0.0%
	1-story/avg. 
	0.0%

	Construction quality
	masonry/avg.
	masonry/avg.
	5.0%
	masonry/avg.
	5.0%
	masonry/avg.
	5.0%
	masonry/avg.
	5.0%

	Improvement age (years)
	15
	24
	4.5%
	22
	3.5%
	22
	3.5%
	10 
	-2.5%

	Improvement condition
	average
	equal
	0.0%
	equal
	0.0%
	equal
	0.0%
	equal
	0.0%

	AG building area
	37,777
	44,000
	 
	34,000
	 
	39,000
	 
	22,000
	 

	Finished area
	9%
	18%
	-3.2%
	10%
	-0.4%
	35%
	-9.1%
	25%
	-5.6%

	Basement area (sq. ft.)
	0 
	0 
	0.0%
	0 
	0.0%
	0 
	0.0%
	0 
	0.0%

	Zoning
	Industrial I-4
	Industrial I-3
	5.0%
	Industrial I-5
	-5.0%
	Industrial I-5
	-5.0%
	Industrial I-5
	-5.0%

	Other
	 
	none
	0.0%
	none
	0.0%
	none
	0.0%
	none
	0.0%

	Net adjustment
	 
	 
	16.4%
	 
	3.2%
	 
	-15.6%
	 
	-8.1%

	Indicated value per sq. ft. building w/land
	
	$27.78
	
	$28.91
	
	$29.75
	
	$28.98


Problem 12.

	
	Subject
	Comparable 1
	Comparable 2
	Comparable 3

	Address
	360 N. Kenwood
	361 N. Kenwood Avenue
	134 W. 3rd Street
	236 W. 3rd Street

	Sale price
	
	
	$29,850
	
	$28,325
	
	$39,950

	Sale price/GLA
	
	$18.29
	
	$19.75
	
	$24.97
	

	Data source
	Inspection
	MLS 832464
	
	MLS 924985
	
	MLS 922356
	

	Financing concessions
	assume none
	no concessions
	
	no concessions
	
	$1,200 CC
	-1,200

	Date of sale
	Jan-04
	1-Jul-03
	300
	1-Jan-03
	600
	1-Jul-02
	1,200

	Location
	Longacre
	Longacre
	-
	Green Acres
	-
	Green Acres
	-

	Leasehold/fee simple
	fee simple
	fee simple
	-
	fee simple
	-
	fee simple
	-

	Site
	59 x 92
	59 x 92
	-
	45 x 145
	-
	66 x 34
	-

	View
	residential
	residential
	-
	residential
	-
	residential
	-

	Design and appeal
	2-story/avg.
	2-story/avg.
	-
	2-story/avg.
	-
	1-story/avg.
	-

	Quality of construction
	frame/average
	frame/average
	-
	frame/average
	-
	frame/average
	-

	Age
	90 
	85
	-
	80
	-
	80
	-

	Condition
	average
	average
	-
	inferior
	5,000
	superior
	-4,000

	A/G room count
	8/4/1½
	6/3/1½
	-
	6/3/1
	500
	6/3/1½
	-

	Gross living area
	1,800
	1,632
	700
	1,434
	1,500
	1,600
	800

	Basement area
	896
	816
	200
	597
	600
	744
	300

	Basement fin. area
	0
	0
	-
	0
	-
	0
	-

	Functional utility
	average
	average
	-
	average
	-
	average
	-

	Heating and cooling
	GFA/cent. AC
	GFA/no AC
	500
	GFA/cent. AC
	-
	GFA/cent. AC
	-

	Energy-efficient items
	standard
	equal
	-
	equal
	-
	equal
	-

	Garage/carport
	none
	none
	-
	2-car det. garage
	-1,500
	2-car det. garage
	-1,500

	Porches, patios, etc.
	porch
	porch
	-
	enclosed porch
	-500
	porch
	-

	Fence, pool, etc.
	none
	none
	-
	
	-
	
	-

	Other
	
	
	-
	
	-
	
	-

	Net adjustment
	
	
	1,700
	
	6,200
	
	-4,400

	Adjusted sale price of comparable.
	
	$31,550
	
	$34,525
	
	$35,550

	 

	Gross living area adjustment = $4.00

	Basement area adjustment rate = $2.00

	Date of sale adjustment rate = 2.0% per year
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